Abstract
Introduction

1.
Housing is recognized world-wide as one of the basic necessities of life and a prerequisite to survival of man (Onibokun, 1990; UNCHS, 1996; Waziri and Roosli, 2013) . It is an important component of human settlement and contributes to the quality of life, health, welfare as well as productivity of man (Ibem, 2010) . The renowned economist Abraham Maslow ranks housing as basic need of man in his theory of hierarchy of needs (Erguden, 2001; UN-Habitat, 2006a) . According a report by the United Nations Human Settlement Program (UNHSP, 2011) , it is estimated that more than half of the world six billion people now live in cities, towns and other urban centres and current trend predicts that this will continue to increase. According to the report, over 90 percent urbanization has occurred in developing countries, with urban area receiving additional estimated 70 million new residents each year (UNHSP, 2011) This trend is especially prevalent in South Asia and sub-Saharan Africa, the two poorest regions in the world, where urban population is expected to double by the year 2030. (UNHSP, 2011) .The desire for adequate and affordable housing also has strong link to the need for security, safety and poor socio-economic status of individuals and communities (Ibem, 2011) In spite of this widely acknowledged importance of housing and various efforts in making adequate and affordable housing available to majority of people, a large proportion of urban residents in less developed and developing countries do not have access to decent housing at affordable cost (Sengupta, 2006b; UN-Habitat, 2006a; Abdullahi, 2010; Ibem, 2011) . As majority of urban residents in developing countries live in slums and poor housing condition (Rondinelli, 1990; UN-Habitat, 2006d; Ibem, 2011) . Hence, inadequate housing has become a major challenge that has continued to receive attention from government and groups in many developing countries. For instance, investigation from previous studies reveal that successive administration in Nigeria had launched about eight public housing programme in the last few decades in the bid to address the increasing housing challenge in the country (Onibokun, 1985; Awotona, 1990; Akinmoladun and Oduwoye, 2007; Bala and Bustani, 2009 ) and these previous efforts and strategies could not achieve the desired objectives (Daramola, et al., 2005; Ibem, 2010) .
Consequently, many governments around the world began to adopt a new approach where the government collaborates with the private sectors and acts as an enabler and facilitator of housing by providing the appropriate legislation, incentives and institutional framework for effective private sector partnership rather than direct government involvement (World Bank, 1993; UNCHS, 2000) . One of the most common forms of the collaboration is public private partnerships -PPPs. PPPs have been defined by various studies (Xie and Stough, 2002; Mazouz et al., 2008; OECD, 2003; Ibem, 2010) . In its simplest form, Fiszbein and Lowden (1999) defined PPPs as "the pooling of resources (financial, human, technical and intangibles such as information and political support) from public and private sources to achieve a commonly agreed goal" (Fiszbein and Lowden, 1999, p. 164) . Whereas Kwak et al. (2009) views PPPs as a cooperative arrangement between the public and private sectors that involves the sharing of resources, risks, responsibilities and rewards with others for the achievement of joint objectives (Kwak et al., 2009, p.2) . It has been also been defined as a collaborative effort among public, private and third sector organization based on mutual trust, division of labour and a comparative advantage in the sharing of responsibilities, risks and benefits (Ibem, 2010) . PPP in housing therefore implies a framework where the government shares roles with the private and third sector (NGOs, CBOs, and Charities) in the effort to provide a decent and sustainable housing.
Several studies (Pomeroy et al., 1998; Sengupta, 2006b; Sengupta and Tipple, 2007; Abdul-Aziz, 2007; GloverThomas, 2007; PPIAF, 2007; Moskalyk, 2008; Ibem, 2009; Abdullahi and Aziz, 2011; Abdul-Aziz, 2012; Babatunde, 2012; Yuan et al., 2012) have been conducted on various aspect of the application of PPPs in housing delivery in countries such as UK, USA, Canada, Australia, China, Malaysia, Brazil, India, South Africa and Nigeria and many other developing countries. PPP in housing in Nigeria started in 2002 with the launch of the national housing Urban development policy (NHUDP) and was formally adopted in 2011 as a housing delivery policy through a policy stated issued by the federal Ministry of Lands, Housing and Urban development. However, since the introduction of PPP in housing provision in Nigeria, several studies (Mbamali and Okoli, 2002; Mayaki, 2003; Daramola et al., 2005; Ibem, 2009; 2012 Abdullahi and Aziz, 2011) has opined that PPP in housing is yet to make any significant impact in housing provision in Nigeria when compared with reports from other countries where PPP is succeeding. Hence the need to investigate and examine the motives and motivation for the adoption and operation of PPP in housing provision in Nigeria. This is certainly vital in providing factual judgment on the operation and assessment of the performance of PPPs in housing provision in Nigeria.
This study therefore undertook an in-depth investigation of the Motives and motivation for public private partnerships in housing in Nigeria. Hence the specific research objective are:
1. To identify and examine the motivating factors for partnership between public and private sector operators in housing provision in Nigeria. 2. To examine how these factors can be enhanced to achieve better outcome for PPP in housing in Nigeria. While the research questions are: 1. What are the motivating factors for public private partnership in housing provision in Nigeria 2. How can the motivating factors of PPP in housing in Nigeria be enhanced for better outcome According to the Cambridge English dictionary, motives means reason for doing something while motivation means the enthusiasm for doing something. In the context of this study, motives and motivation are used interchangeably to mean the propelling reasons for action.
Literature Review 2.
This section traced the root of the housing problem in Nigeria, the various intervention by the government to addressing the housing challenge, the previous strategies engaged and these outcome of those strategies. It also reviewed the reason for those out. The section undertook and extensive review of literature on the application of PPP in housing in many countries. This is to establish trend, challenges, gaps, funding pattern, motivation for various partners and the findings of previous studies.
Government's Intervention in Addressing the Housing Challenge in Nigeria 3.
In recognition of the housing problem and the need to provide decent and affordable housing for all Nigerians, the federal government of Nigeria has constantly intervened in the sector through various policies, programs and reforms earned at revolutionising the housing sector to achieve the objective of decent and affordable housing for the citizens. The first government intervention is housing problem in Nigeria was in 1928, during the bubonic plague of 1982 -1929 (Agbola and Jinadu, 1997 Bala and Bustani, 2009; Ibem, 2010) . This was followed by the establishment of several boards and agencies to facilitate government intervention in housing. This included the federal housing Authority -FHA, the Nigeria building standards -NBS, the federal mortgage bank -FMBN, the national housing Fund -NHF, presidential committee on housing etc (Bana, 1991; Ajalenkoko, 2001; Chukwujekwu, 2005; Bala and Bustani, 2009 ). In fact evidence shows that Nigeria has had six (6) major housing reforms and programmes since after independence in 1960, the housing shortfall has continued to rise unabated (Umeh, 2004; Nubi, 2008; Ibem, 2011) .
Studies (Mba, 1992; Omole, 2001; UN-Habitat, 2006c; Ibem, 2010) concluded that past housing delivery strategies have failed to address the housing need of low-income people of Nigeria who constitute over 60% of the Nigeria Population and 80% of Nigeria's urban residents. Findings of some studies (Mustapha, 2002; Gana, 2002) offered an insight to the failure of these housing programs to include, poor funding, lack of proper organisation, inappropriate strategies, bureaucracy, politics and mismanagement of resources as well as the high cost of housing, the problems were articulated to by political, economic, organisation, environmental, and social problems. However, as noted by several Scholars (Awotona, 1990; Ogu and Ogbuozobe, 2001; Kabir, 2004) these intervention strategies and programs recorded modest achievement in providing subsidized housing for middle and high-income civil servant and individuals. Thus, from the foregoing, the previous government intervention strategies in addressing housing shortfall in Nigeria had followed an elitist orientation against the socio-economic context of the country where over 60% of the population and 80% of the urban population are low-income earners.
According to Waziri and Roosli (2013) the housing needs of Nigeria as at year 2000 was estimated at 8 million units for both rural and urban centres. To close this gap, previous studies advocated adequate involvement of the private sector to serve as the main vehicle for housing delivery (Ogunrayewa and Madaki, 1999; Yakubu, 2004; Aribigbola, 2008) . The Un-Habitat (2006c) has stressed the need for a more market friendly approach and collaboration between the private and public sector to housing provision as none of the sectors can solve the problem alone. Hence public private partnership was adopted as the major vehicles for housing provision in Nigeria.
PPP in Housing Delivery
PPP in housing has been a source of debate among scholars on the appropriateness or otherwise of the strategy to housing development (Daramola et al., 2005; Glover-Thomas, 2007; Ibem, 2012; Abdul-Aziz, 2012; Suzanne and Dustin, 2012) . Some scholars have argued that the model has been successful in some countries and if implemented with appropriate control mechanism the strategy is capable of revolutionizing the housing market and increasing housing supply (UN-Habitat, 2006a; Sengupta, 2006b; Sengupta and Tipple, 2007; Gbadeyan, 2011; Abdul-Aziz, 2012; Tserng, 2012; ) while others have insisted that the application of PPPs model has failed to deliver the desired result in the housing sector (Daramola et al., 2005; Glover-Thomas, 2007; Ibem, 2010; Babatunde, 2012) .
A study conducted by the United Nations Human Settlement Program in 2011 on PPPs and housing development reveals that a number of countries are embracing PPPs options as a way out of housing shortage. According to the report "in developing countries across Asia and Africa, PPPs are beginning to emerge as the prominent approach to urban housing policy, while some success has been documented in India" (UNHSP, 2011, p.31) . It however stated that to the extent that housing PPP will flourish in poorer developing countries, their use is dependent among other things on the economic and political strength and housing policy and tradition of a particular nation (UNHSP, 2011). Therefore, application of this strategy to housing delivery has been drawn into question; hence, the study examines the motives for its application and the implications for housing delivery in Nigeria.
PPP in Housing in Nigeria
According to (Ibem, 2010 ) the involvement of private sector in public housing in Nigeria started in Lagos with the establishment of the New Towns development Authority (NTDA) in 1981. The NTDA was among other agencies charged with the responsibilities for supporting private-sector driven initiatives in housing delivery in Lagos state. This according to (Ibem, 2010) Public-private partnership in housing is promoted in on the assumption that it encourages multi-sectorial participation, increases housing stock, increases affordability and accessibility and timely delivery of housing to citizens (Ikekpeazu, 2004; UN-HABITAT, 2006b; Shelter Afrique, 2008) . Convinced by these apparent benefits, the government of Nigeria recently adopted PPP as a key policy in a bid to increase housing stock and affordability for all Nigeria. On December 2011, the Federal Government of Nigeria (FGN) through its Federal Ministry of Land, Housing and Urban Development (FMLHUD) made a policy statement that "the increasing deficit of decent and affordable housing in Nigeria's urban and rural areas pose major obstacles to economic growth and development to this end, the Ministry will collaborate with key actors and operators on housing sector through the establishment of viable partnership with private sector development and investors" (FMLHUD PPPs Guideline, 2011, p.1) According to the policy guideline, the major objectives of the housing PPPs include: 1. To establish viable and sustainable partnership between the public and private sector in the delivery of affordable housing. 2. To foster partnership which leverages inputs from all stakeholders in the housing and urban development sector. 3. To facilitate provision of decent and affordable housing units in all towns and cities and rural areas with the view of reducing the acute shortage of housing in the country 4. To demonstrate viable approaches to the delivery of housing and ensure competitiveness and transparency in the process. 5. To promote the mobilization of bilateral and multilateral funding for housing and urban development. 6. To contribute to the operations of the Nigerian mortgage sector and encourage the emergence of a vibrant housing market. 7. To promote the development and operation of the housing co-operatives among others (FMLHUD, 2011). The policy documents recognise stakeholders in Nigeria housing Public Private Partnership to include: the Federal Ministry of Lands, Housing and Urban Development, all states and all local government council, Real estate developers and investors, manufactures of building materials, financial institutions and fund providers, Universities, Polytechnics and Research institutions, Donor agencies, community based organisations, and NGOs, Relevant professional bodies and associations, housing co-operatives and constructions companies (FMLHUD, 2011) . Even though the policy document recognise local government, CBOs and NGOs as stakeholders in Public Private Partnership housing in Nigeria, findings of previous studies (Daramola et al., 2005; Bala and Bustani, 2009; Ibem, 2011) concluded that in practice, CBOs and NGOs were not part of the housing PPP arrangement in Nigeria. From the above policy guideline, it can be concluded that PPP was adopted in housing provision in Nigeria to provide a viable and sustainable platform for providing decent and affordable housing units in all cities and towns in Nigeria with a view to reducing the acute housing shortage.
Research Design/Methodology 4.
The data for analysis were sourced through face to face semi-structure in-depth interviews of purposely selected participants from both the public sector partner and private developers directly involved in all stages of the selected PPP housing projects. A total of 8 case studies of PPP housing projects were selected one from each of the six geopolitical zones of the country, one from the federal capital territory Abuja and one from a state that have adopted PPP as a housing delivery strategy.
From the government public sector partner side, a total of 16 person of minimum of deputy director and above were conveniently selected and interviewed. Out of the 16 public sector partners, 14 were representing federal housing agencies and Ministry while 2 represented state own housing agencies and Ministry. A total of 8 private developers who were directly involved in the selected 8 case studies were selected and interviewed, bringing a total of 24 participants. The respondents from the private developer were the most senior staff member directly involved on the PPP process and development of the selected project / case study.
An interview guide was prepared to ensure that same question were worded in predetermined fashion. The interview guide consisted of questions aimed that will enable the research answer the research question and achieve the objectives of the research. The interview were tape recorded with the permission and consent of the respondent and was transcribed from audio to readable text for ease of analysis.
To enhance the validity of findings, the researcher sourced secondary data from archival materials and review of literature. This enabled triangulation of data and contributed to the quality of data collected for the study. The data was analysed using content analysis with the help of Nvivos 10 software package.
Result/Study Findings 5.
The result from the interview reveals the following as motives for the public sector partners: 1) Solves the problem of budget constraints 2) Make profit from the sale of the housing units 3) Provision of decent and affordable housing to the citizenry 4) It reduces burden of housing provision from the government 5) Development town and cities 6) Faster project completion 7) Reduce the acute housing shortage 8) It is cheaper for the government since the funding comes from the developer 9) It creates room for influence by the officials as they determine who to partner with and on what terms. 
Discussion of Findings 6.
From the Findings above, it is obvious that one of the common motives and motivation for PPP housing in Nigeria for both the public sector partner and the private sector partner is profitability and personal gains. This adds up to the cost and leads to high cost of housing units procured through PPP. This explains the findings of previous studies (Ibem 2010; Onyemaechi et al., 2015) which identified inability of the current PPP model to address the issues of affordability as one of the major reasons why the strategy has not yielded the desired result in Nigeria (See also Daramola et al., 2005; Abdullahi, 2010) . Also, according to the findings of Yuan et al., (2010) on PPP housing in China, the study recorded that the motives of government of China in adopting PPP in housing was driven by the huge housing need triggered by the Global crises of 2008 and the need to provide more houses for the low income. This aligns with the findings of this study that one if the motives of the Nigeria government is to address the acute housing shortage in the country. Another very critical finding the study is that that there is large demand side for housing and slower supply side which guarantees quicker sales and fasters return on investment. This derives the private operators to invest their money with some level of market demand surplus guarantee. This agrees Sengupta (2006b) which recorded that PPP made faster impact and produced better outcome in Tamil-Nadu that Kolkata even through it was first lunched in India in Kolkata due to the strategy and motivations of the private partners and the buy-in of the locals. Also, this explains the findings of Ibem, 2009 which noted that partnership with private developers will lead to faster completion of housing project and will improve the housing quality. It is obvious that the operating motives defers from the intended motives as shown on the PPP guideline issued by the FMLHUD discussed on the literature review section of this study. The respondents attributed this to poor implementation and enforcement of the policies and guideline. This perhaps explains the call and findings of Abdul-Aziz, 2012 that countries like Nigeria, South Africa, and Bulgaria which shares similar PPP housing format and market with Malaysia should examine the control mechanism adopted by the public agencies involved in PPP housing in their countries.
Furthermore, the respondents suggested that to enhance the motivating factors for public private partnerships in housing provision in Nigeria, there is need to overhaul the PPP housing laws to incorporate the key motivators of the partners. The finding is in line with the findings of previous studies (Gana, 2002; Abdullahi, 2010; Leland and Read, 2012; Ibem, 2012) which suggest that the government needed to do more in terms of providing incentives as a way to encourage and sustain private sector participation in housing provision. Also, Abdul-Aziz 2012 recorded that government encouragement and commitment to the private developers contributed to the success of PPP in housing in Malaysia.
Conclusion and Recommendation 7.
The findings of the study has clearly indicated that the motives and motivation of the public sector partner in PPP housing is to reduce acute housing shortage by providing decent housing for its citizens leveraging on the funding and expertise of the developer and to make profit from the housing units provided. While the motives and motivation for the private developer is to leverage on the good name of the government, have access to buildable land, secure quick approvals, avoid strict supervision and maximize profit for their company. The result of these is that the housing units are produced at higher cost that are not affordable to the low income and PPP is unable to address the housing needs of the people because the low income who constitute the majority of those in need of housing cannot afford the housing units procured through PPP. The implication of the findings of this study implies that there is need for overhauling of the PPP housing laws and policies in Nigeria with the view to including laws and policies that will encourage the private sector participation and eliminate public sector profiteering and corruption. Secondly, these motivating factors has strong link with the success and improved outcome of PPP in housing in Nigeria. Thirdly, this study has bridged the gap and improved the understanding of the factors motivating the operators and partners in PPP housing in Nigeria and how these factors can be enhanced.
The study recommends practical steps that will address the policy gap, encourage greater participation of the private sector in housing provision, eliminate public sector corruption and improved the outcome of PPP in housing.
1) Remove profit as a reward for government in a PPP housing project and convert its portion of profit reward to subsidy for low-income earners 2) Come up with strict monitoring and control mechanism to ensure compliance to the original objectives and motives of the policy 3) Reduce the profit margin on PPP housing for private developers 4) Ensure Transparency and competitiveness in the bidding process. This will eliminate corruption and overbearing influence of government official in the housing agencies 5) The government can consider incentives for private developers. Some of such incentives incudes: Tax waivers for PPP low-cost housing related materials, Assurance from government to buy off on completion, all housing units produced in a PPP projects, Provision of cheap and long term funding facilities and reward for innovations brought by developer leading lower cost of production within the approved standard, and Free land as contribution of the government without any payback price. This study therefore conclude that reforming the PPP housing laws by the government with the aim of enhancing these motivators for PPP housing will encourage greater participation of the private sector in housing provision and ultimately lead to better outcome of PPP in Nigeria.
